MINUTES

MANSFIELD PLANNING AND ZONING COMMISSON
Regular Meeting, Tuesday, January 2, 2007
Council Chambers, Audrey P. Beck Municipal Building

Members present:  R. Favretti (Chairman), B.d8ar, J. Goodwin, R. Hall, K. Holt,
P. Kochenburger, P. Plante, B. Ryan, G. Zimmer

Alternates present. B. Pociask

Staff present: G. Padick (Director tdrihing)

Chairman Favretti called the meeting to order a8 ‘fr.m.

Minutes:
12/18/06 — Gardner MOVED, Plante seconded, to afgptioe Minutes as written.
MOTION PASSED UNANIMOUSLY.

At this time, Holt MOVED, Plante seconded, to addhe agenda under New Business
Item #2: Application #1255. MOTION PASSED UNANIMGBLY.

Old Business:

1.  Subdivision Application, Dunham Farm Est&tdots on S. Eagleville/Dunham
Pond Roads,

EJK Properties LLC., Applicant, File #1252

Padick stated that the only additional informatadrtained since the last meeting is a 12-
19-06 memo from the Open Space Preservation Coeenittdward Pelletier, of Datum
Engineering representing the applicant, indicated he had no further comments but
was willing to answer questions. With no commérdgm the applicant or commission
members, Chairman Favretti asked for public comment

Charles Mahoney, of 78 Dunham Pond Road and Presidi¢he Dunham Pond
Association, spoke as a representative of the mendbehe Association. He expressed
their commitment to the preservation of open spbotgquestioned the Open Space
Committee’s recommendation to have a fourth tragkeasing the same area.

Carole Masters, of 112 Dunham Pond Road and a nreshitee Dunham Pond
Association (D.P.A.), further elaborated on thesoes why the D.P.A. would like to
purchase the land for preservation.

Mr. Allinson, of 23 Dunham Pond Road and a memib¢én®D.P.A., submitted a soil
survey map and an aerial map of the Dunham Porad are

Padick clarified for the audience and Commissia@t the Dunham Farm Association
would like to purchase the land and keep it as gpace, but they do not wish to have a
trail on their property due to liability issued.the Town owned the open space, the
Town would carry the liability.

Jim Morrow, Chairman of the Mansfield Open SpacesBrvation Committee, elaborated
on the memo his committee presented to the Conwnisdile felt that there would be no



difficulty in controlling erosion if a trail werereated, and the wetland crossing is narrow
enough for him to step over and so it could edsayridged.

Larry Armstrong, of 18 Dunham Pond Road, statetsimot a member of the D.P.A., but
is concerned about the parking lot for the propdsat It will be 90 feet from the front

of his property, and he felt opening up anothet lr@ad to the public would increase the
amount of traffic and have a negative impact oratfea. He stated that currently people
are parking and leaving trash which he has beamirlg up. He feels uncomfortable
with strangers coming and going so close to hiséhand children. If the trail and
parking lot are built, he wondered who will be ntaining the area, and will the trail and
parking lot be open to the public at all hours.

Janet Huber, of 83 Dunham Pond Road who owns lantliag the existing trail, is
concerned that nobody maintains the existing tr&ie also fears that an additional trail
access will create a thoroughfare.

Carole Masters feels the D.P.A. is entitled toasom why the Open Space Preservation
Committee is recommending that Joshua’s Trust kdetkthe land instead of the D.P.A.
Padick related that, based on the existing ZonieguRations, unless the D.P.A. owns the
subject open space, the PZC can mandate to whoap#respace be deeded. The PZC
is not bound by any pre-application approval areangnts that were made between the
applicant/owners and the Dunham Pond Association.

Madge Manfred, President of Joshua’s Trust, wasemteto express that the Trust has no
particular interest in who holds the easement/dditic, as long as the open space area is
preserved and protected. She will meet with thesfls Board of Directors to see if they
would be willing to hold the easement.

Commissioner Zimmer questioned Manfred if Joshiialst wanted to create a tralil

from North Eagleville Road. She indicated thaforonal discussion or proposals have
taken place about any part of the Dunham Pond arebthat Joshua’s Trust has no stand
on the topic.

Ken Feathers, of the Mansfield Open Space Presem@bmmittee, expressed concern
with third party owners of land to be dedicatece felt this would set a precedent for
other developers to follow.

There were no further comments from the public amduestions from the Commission.
Favretti noted that the Commission agreed by cansethat discussion shall be
continued at the January 16th meeting and draftom®be prepared for the February 5th
meeting.

Public Hearing Continuation:

PZC-proposed revisions to the Zoning Map and ZoRegulations, file #907-29
ChairmanFavretti called the continued Public Heatoorder at 8:06 p.m. Present were
Favretti, Gardner, Goodwin, Hall, Holt, Kochenburd@lante, Ryan, Zimmer, and
Alternate Pociask. Gregory Padick, Director ofrifiag, mentioned that no additional
Public Notice was published in the Chronicle, botted a 12/14/06 email from C. Hirsch;
a 12/18/06 letter handed in at the 12/18/06 Pubdiaring from John and Charleen
McGill; a 12-19-06 email from Cheryl-Leigh Kusmar;12/28/06 report from the Town
of Mansfield Open Space Preservation Committed2@®17 letter from the Mansfield



Conservation Commission; a 12/28/06 letter fromiidsen of Murtha Cullina,
Attorney representing the Hussey Family; and a8/®& memo from Gregory Padick,
Director of Planning.

Padick gave a brief summary of the proposal, anthsarized the events of the Public
Hearing on 12/18/06. At this time Chairman Favigtened the floor for any public
comment.

Katherine White, of Fort Griswold Lane at Freedone&h, stated that she would like to
see the land be kept as open space/farmland, anid wather see the old Mansfield
Training School site be utilized to develop housii@he expressed concern for the water
supply in this area.

Padick stated that his understanding of the isssibased on State Statutes, is that zoning
for agricultural/open space is not permissible. at#® noted that this area of Mansfield
has access to water and sewer from Windham.

Alexinia Baldwin, of 3 Charter Oak Square at Freadbreen, reiterated that she is
concerned for the safety of pedestrians, bicyckerd, motor vehicles traveling on roads
that cannot handle an increase in traffic.

Michael Orenstein, of Charter Oak Square at FreeGoeen, expressed his opposition to
the proposed zone change and would prefer a profeg®ffice or light industrial zone.
He feels that the current zoning better servesdinemunity tax base, rather than the
potential multi-family housing. Research he haseadas a teacher at E.O.Smith High
School has shown that it costs $12,000 per styzmyear for schooling. To increase
housing that has the potential to bring a largewarhof children into the community will
raise taxes substantially.

Commissioner Holt questioned if he would rather age-restricted housing. Orenstien
indicated he would rather see that because it wooddause overcrowding of the
schools and would keep taxes down.

David Nelson, of 14 Griswold Lane at Freedom Gréeouight that the age-restricted
aspect was good, but the buildings should be unsive. Many residents moved to the
area because of the rural community charactertanddricultural terrain. He does not
want to see that spoiled. If the zone change wenii@ would rather see the change on
Mansfield Avenue rather than Mansfield City Roatk also expressed concern that with
the price of oil going up, he feels that developtwrthis type should be close to
amenities that can be accessed by public transgortavalking, or bicycling.

Adrienne Marks, of 19 Samuel Lane at Freedom Gnesa a letter into the record,
(which will be distributed to members) expressieg toncern for the safety of the area
with the increase of population. She hopes thapffroved, there will be enough
fire/safety support.

Richard Pfau, of 44 Mountain Road, spoke in favidhe revisions. He feels there is a
shortage of low income housing in Mansfield. Hiel $hat most new homes are very
high end, and as a community we are not addresisenlpw income-earners who may
want to live here. Many people move to Mansfiedthe superior education system,
and he feels it is unfair to discriminate against income-earners who want to live here
to better their children’s education.



Eric Lanka, of 91 Pleasant Valley Road, expresseddncern that between 6:30am and
9:00am the traffic is high volume and fast, anddaes for his safety just exiting his own
driveway. He feels the road needs to be widenddoassibly a traffic light installed at
the intersection of Pleasant Valley and Route 32.

Ken Feathers, of Gurleyville Road, expressed tleel fier walking access to facilities or
public transportation to accommodate low incomeiliamwho may not have vehicles.
Carolyn Stearns, of 440 Mansfield City Road, fedttthe farmland shouldn’t be
developed, reminding the Commission that Bucklarits Mere once a farming
community. She doesn’t see why the zone shoulthbaged. She expressed concern
for farmers such as her family (Mountain Dairy) wdan't afford to buy more land
because of the increasing price of land for develamt. She would rather keep the
agricultural feel of Mansfield. She also said tthegt school system is already
approaching capacity, and any additional housinglavput an additional strain on the
system.

When Commissioner Holt questioned Stearns if hailfahas the need for extra land,
Stearns stated that currently they are renting ianlde area and as far away as
Windham, and are paying for the trucking to ananftbe outlying areas. They would
prefer to rent land closer to home.

Attorney Kari Olsen, representing the Hussey Fannilglicated that she submitted a
12/28/06 letter. Her clients own the most sigmificportion of land that potentially will
be affected. She offered herself available togheish questions or comments.

Sandra Roth, of 9 Liberty Drive at Freedom Gresked Padick to explain the procedure
if someone proposes any development. Padick suimedathe process.

Adrienne Marks, of 19 Samuel Lane at Freedom Griedtrthat extensive planning
should be done prior to any development.

Commissioner Goodwin questioned Stearns if in Rpegence any new housing owners
complained about the farming. Stearns indicatatttiey have received complaints
about the smell of manure, and that they can ngdowalk the cows out to the pasture
because of the traffic and speed of cars travelmthe roads. Stearns responded to
Zimmer’s question about saving 50% of land for fiamgnthat she would be happier with
housing, if 50% were kept farmland, rather tharustdal. She is fearful of the
pollutants that industrial enterprises would cdnite.

Commissioner Holt questioned Stearns if she waseafathe Right to Farm Ordinance.
Stearns indicated she is, but people still willaja complain about the smell.

Jean Meddick, of 7a Charter Oak Square, wouldtbkeee the agricultural land
preserved.

Favretti noted that there were no further comménta the public or questions from
commission members. Hall MOVED, Gardner seconttediose the Public Hearing at
9:01 p.m. MOTION PASSED UNANIMOUSLY.

Public Hearing Continuation:
Special Permit Application, Proposed Expansion & Oil Company gasoline service
station/convenience store, 9 Stafford Road, Fil@4#3



ChairmanFauvretti called the continued Public Hegatmorder at 9:08 p.m. Present were
Favretti, Gardner, Goodwin, Hall, Holt, Plante, RyZimmer, and Alternate Pociask.
Commissioner Kochenburger disqualified himself, &agretti appointed Alternate
Pociask to act. Gregory Padick, Director of Plagnmentioned that no additional
Public Notice was published in the Chronicle. ERdioted the following supplemental
information that has been submitted since the ptes/Public Hearing was held: a
revised landscape Management Plan dated 12-11{@6wover letter dated 12-26-06; a
12-28-06 memo from Gregory Padick, and neighborhaadication certified return
receipts submitted at tonight’s meeting.

Attorney Mark Branse, representing the applicargsented background information on
the previous application and the reason for itheviiwal. Branse indicated that the
applicant has no objections to any of the currtaff secommendations or the $5,000
bond. He indicated that they have researched andifother sites with similar
characteristics that had the same use as the mogibbs expansion. The comparable
attributes they were looking for were traffic volapnsame number or more pumps, drive-
thru lanes, and square footage. They found twopeoable locations, one in Norwich

off of Interstate 395, and one in Plymouth, Massigelts. Both are comparable to the
traffic of this location.

Alan Micale, of Ayoub Engineering, gave a brief snary of the proposed expansion of
the 40,000 square foot site, including a 1,908 sxjtaot building with a rear drive-thru
window, new underground storage tanks, pump relmtatith no increase in pump
numbers, entrance only and exit only drivewaysgltaim employee parking with patron
parking behind it, decorative fencing along thepamby line, landscaping between the
exit and entrance driveways with low lying vegegatto maximize visibility, and
landscaping and layered sections of retaining waltbe rear of the site. Route 32 will
be striped for a left-turn lane.

The Assistant Town Engineer's memo stated that eyegls should be able to exit via the
drive-thru lane. Micale disagreed indicating ttiegt turning radius would be very
difficult when trying to get into that lane.

Bruce Hillson, of Traffic Engineering Solutionsghiighted significant changes and
impacts. There will be potentially 143 cars emtgithe site at the peak hour in the
morning. The driveways are proposed to be oneamaywill be narrowed from 50 feet
to 24 feet. The State D.O.T. is requiring thatimbound traffic have a by-pass lane,
which will allow traffic to continue north even whatrons are turning left into the site.
The island between the one-way driveways will h@iveurbing and low lying vegetation
to maximize sightlines, the pump direction willindine with cars pulling into the site,
and 10 cars can stack at the drive-thru window rieetioe traffic will back up onto Route
32 (Stafford Road). He also indicated that exitfithe employee area via the drive-thru
is not recommended. He feels that all cars leathegsite will be safer, because there
will no longer be crossing maneuvers with the psgabone-way entrance/exit system.



Branse indicated that the proposed sign will befonesmaller than the existing sign,
and he would not want to see it any smaller thah tihe hours of operation would stay
the same as it is now, 24 hours daily, the lightiregalled will be no glare/no spill
lighting, and the landscaping and fence bufferiniggminimize any headlights shining
into the neighborhood of Buckingham Road.

Holt asked Hillson to summarize the informatiorthe traffic report that relates the 2
chosen sites to the Gibbs site on Stafford Raadl explain why the Plymouth and
Norwich sites are considered comparable.

Hall questioned the traffic impact where Pleasagitey Road meets Route 32 in front of
the gas station. He also questioned how the céiremaneuver around the tanker when it
comes to fill. Branse indicated that Gibbs comstehen the tanker comes, and will
schedule it for off-peak hours.

Plante questioned why they chose the Norwich 8itd,not the Mobile on West Main
Street. He indicated that the two sites are smélad the entrance/exit only signs at the
site on West Main Street have been knocked ovenahtixed. Planted questioned what
is to stop that from happening here. Branse indécthat the Gibbs Company maintains
its property and would ensure with the bonding nesments that such issues as these are
addressed.

Favretti noted that the Landscape Management Blaaticomplete, and that no
information has been provided for mowing, trimmingylching and weeding. Branse
indicated that he thought the Town only requirddnmation for the chemicals and
fertilizers, but will comply and submit a revisendacomplete Landscape Management
Plan.

Zimmer questioned where the snowplow would demsitv if there was a large snow
fall. The applicant indicated that Gibbs will tkuthe snow out if it becomes too much,
but the landscaped area can hold snow that is plawte it. He also questioned how the
tanker would make a left-hand turn into the siteoifning north on Route 32. The
applicant indicated again that they control whatteds taken and when, and that it will
be scheduled in off-peak hours and it will be tfangein from the southbound lane of
Route 32.

Goodwin questioned why the locations that wereistudere so far away. Why not use
similar size or larger sites in Willimantic wheteettraffic patterns and driving habits
would be similar. Hillson indicated that they rantdly choose these sites because of the
similar amenities and high traffic counts that @senparable to this site.

Pociask questioned the speed of traffic on Route8@ecially heading north from the
highway (Route 6). He mentioned that the traffithe site in Norwich is not
comparable, because people are moving much slovibeiNorwich area because of all
the lights and businesses. The Gibbs site ig@sidential area, and cars here are
traveling quite fast. He questioned if the I.Tt&kes in consideration the speed limit?
Hillson answered no.

Andy Belane of Gibbs told the Commission that Gibbstrols when deliveries for oil
and donuts would be coming in, and typically thesyscheduled for early a.m. before the
peak morning rush.

Gardner questioned about fire apparatus accedsingjte, and Branse indicated that the
plans have been reviewed by the Fire Marshal, vpipoaved them.



Pociask hadquestions about the tanker filling lioceand when a tanker was parked, how
would cars get around it, and how would people sstiee drive-thru. Belane indicated
that on average the gas station would get 3 défisef gas a week, which would all be
scheduled at off-peak times to prevent stackingpleras, and cars could easily go around
the tanker to get to the drive-thru lane via thenpdanes.

At this time, Chairman Favretti opened the flooatty audience members who may have
guestions or comments.

Eric Lanka of 91 Pleasant Valley Road questionelddfe will be a left-hand turn lane
and a by-pass lane. Hillson indicated on the ntla@isthese lanes are proposed.
Michael Landeck of 30 Stafford Road expressed aonitet the comparisons are
flawed, because neither site is in a residented as this one is. Traffic in the two
comparison sites is moving much slower becausepfand go lights. He is also
concerned about the exhaust of idling cars in idleesial area.

Eugena Snyder of 22 Buckingham Road is concernelléasant Valley Road traffic
exiting onto Route 32. She also feels that thedhasen sites are not fair comparisons.
Randy Semagin of 3 Woods Road expressed concethd@afety of the residential area.
He feels the increase in traffic in not beneficadd that the Commission should preserve
the quality of the existing area. He asked thapiroved, the Commission take into
consideration these conditions: the site lightmfe full spectrum (no glare and not too
blue), requiring a plain canopy (without signs)ddull vapor recovery requirements
(when filling tanks).

Betsy McCoach of 14 Stafford Road lives directlyoss from the site. She asked for
clarification on what the peak flow is now, and wttey anticipate it to be. The
applicant’s engineer said that currently the nundfexars at today’s peak hour is
between 30 to 40 cars, and as proposed the peakvooild bring about 120 to 140 cars.
McCoach expressed concern for the safety of thdeets because of the increased
traffic coming in and out of the site. She woukelto see a traffic light incorporated
into the plan.

Eugene Kessler of 20 Buckingham Road is very caorazkewith the traffic and the safety
at this site. He feels the road should be expataladcommodate the traffic increase.
Lisa Synkowski of 17 Buckingham Road is concerndt ¥he turning lane, and the
northbound lane from the Route 6 highway that stasttwo lanes then merges to one
lane. The traffic even now is too heavy and tet far side road residents to get onto
Route 32, and about every month there is an accatehe site.

Jean Meddick of 7a Charter Oak Square at Freed@arGioesn’t feel the expansion of
the gas station is in the best interest of the camin.

Pociask asked the applicants if they could submlaa with the footprint of the tanker in
the area of refueling so the Commission could Vizedhe area left for vehicular
passage. He also noted that this is currentlpglesiane area, and if given a by-pass
lane, traffic may only speed more. Branse respoila the D.O.T. requested the
change of having a dedicated left-turn lane ang-pdss lane.

Favretti noted that there were no further comménta the public or Commission
members. Branse, on behalf of the applicant, gfa@extension enabling the Planning



and Zoning Commission to extend the Public HeariAgwhich time the information
regarding tanker filling location and a completendisacape Management Plan will be
ready for the Commission. Plante MOVED, Gardnepsaded, to continue the Public
Hearing to January 16, 2007. MOTION PASSED UNANIMSILY .

Old Business Continued:

Zoning Agent’s Report

Hirsch updated the Commission that there has beahange at the Hall site. He also
noted that the application that the ZBA acted egarding the show room expansion at
213 Stafford Road, is required to come to the PZC.

Subdivision Application, Bennett Estates, 3 lotsA@h Street/South Frontage Road,
D+S Properties LLC., o/a, File #1253

Hall MOVED, Holt seconded, to approve with condiigathe three lot subdivision
application (file #1253), of D&S Properties LL@or Bennett Estates, on property
owned by the applicant, located on Ash Street@outh Frontage Road, in an R-20
zone, as submitted to the Commission and shownams plated September 12, 2006 as
revised to December 12, 2006.

This approval is granted because the applicati®hgeaeby approved, is considered to be
in compliance with the Mansfield Zoning and Subsiivh Regulations. Approval is
granted with the following conditions:

1. Final plans shall be signed and sealedhéydsponsible surveyor and engineer.
2. Pursuant to subdivision regulations, patiady Sections 7.5 and 7.6, this action
specifically approves the depicted Building Area &evelopment Area Envelopes and
authorizes setback waivers for lots 2 and 3. Uniesisions are specifically approved by
the Commission, the depicted Building Area Envetogleall serve as the setback lines
for all future structures and site improvementsspant to Article VIl of the Zoning
Regulations. This condition shall be specificalbted on the plans (replacing note 6 on
sheet 2) and specifically Noticed on the Land Resor

3. Priorto the issuance of a Zoning Permildb 3, specimen trees identified on the
final plan to be saved shall be specifically pra#¢edoy a suitable barrier as determined
by the Zoning Agent. This requirement shall beedatn the final plans and Noticed on
the Land Records.

4.  The final plans shall incorporate the faliog revisions:

A. A mistakenly labeled width on the depictedezgency vehicle turnaround detail
shall be corrected.

B. Thelot 3 label on Sheet 2 shall be relatateto lot 3.

5.  The depicted water line extension andHiyrdrant shall be installed in accordance
with Town of Windham standards (see 12/13/06 Idttan J. Hooper).

6. The depicted common driveway to serve a&jalots shall be constructed as per
approved plans prior to the issuance of a Certéioh Compliance for any of the three
lots to be served.

7. The Commission, for good cause, shall theeight to declare this approval null
and void if the following deadlines are not metl@ss a ninety (90) or one hundred and
eighty (180) day filing extension has been granted)



A. All final maps, including submittal in digit format, a right of way deed for land
along Ash Street, and a Notice on the Land Redordsldress conditions 2 and 3 (with
any associated mortgage releases) shall be subnottee Planning Office no later than
fifteen days after the appeal period provided fioBection 8-8 of the State Statutes, or, in
the case of an appeal, no later than fifteen dagspjudgment in favor of the applicant;
B. All monumentation with Surveyor’s Certifieatshall be completed or bonded
pursuant to the Commission’s approval action ardi@e 14 of the Subdivision
Regulations no later than fifteen days after theeapperiod provided for in Section 8-8
of the State Statutes, or, in the case of an appedéter than fifteen days, of any
judgment in favor of the applicant. MOTION PASSEDANIMOUSLY.

Request for site modification, driveway at 452 &droad, Home Selling Team, File
#510-2

Padick updated the Commission that all alternat@gsals have been approved by the
Fire Marshal and E.H.H.D. The Assistant Town Begr has some concerns for the
wetlands. Padick indicated that he feels propBsalthe most appropriate alternative to
Dilaj’s original proposal. The consensus of therassion is that proposal E is the best,
and asked Padick to draft a motion. Commissioradr $diggested that the State D.O.T.
reprogram the light at the junction of Route 198 Bassett’s Bridge Road to alleviate
some of the stacking of cars on Bassett’'s BridgadRo

Proposed rezoning from R-20 to PB-1, 93 ConantRlle B. & C. McCarthy, o/a, File
#1254

Item tabled — Public Hearing is scheduled for 1076/

Bonding/Subdivision Issues:

Items a-f are tabled.

G. Sawmill Valley Estates, File #1228

Holt MOVED, Ryan seconded, that the Planning andiZg Commission authorizes the
Director of Planning to take appropriate actiomei@ase bond funds held for common
driveway work in the Sawmill Valley Estates Subdion File #1228. MOTION

PASSED UNANIMOUSLY.

8-24 Referral Proposed acceptance of Jackson Lémé&F231

Item tabled.

Presentation by Earth Tech on Four Corners Areaes8tudy

Item tabled- Presentation is scheduled for 1/16/07.

Potential Revisions to PZC/IWA Fee schedule

Item tabled.

Presentation by Paula Stahl from the Green Vahstitute on Open Space Subdivisions
Padick updated the Commission that he has metRetha Stahl, and she has indicated
that she will be ready for a presentation for Fabywr March. Padick indicated that the
PZC’s schedule indicates that March would be bietn tabled.

New Business:

Review of water supply requirements-DMR, ARH & PRbnes.

Padick briefly summarized the memo and indicatedl tthis should be referred to the
Regulatory Review Committee.

Special Permit application, J. Luczak, EfficiencyitJ920 Storrs Road, File #1255



Holt MOVED, Gardner seconded, to receive the Sp&aamit application (File #1255)
submitted by James .J. Luczak for a single-fanalidence with an efficiency unit, on
property located at 920 Storrs Road owned by Rutisl6y, as shown on plans dated 11-
20-06, and as described in other application sukiorisand to refer said application to
the staff for review and comments, and to set di®tdearing for February 5, 2007.
MOTION PASSED UNANIMOUSLY.

Reports of Officers and Committees:
Favretti noted Alternate Carl Kusmer’s resignafimm the Planning and Zoning and
Inland Wetlands Commission. He thanked him forseizvice and wished him well.

Communications and Bills:
The agenda items were noted.

Adjournment:
Favretti declared the meeting adjourned at 11:81 p.

Respectfully submitted,

Katherine K. Holt, Secretary



